
APPL|CATION AGCEPTED: December 18, 2012
PLANNING COMMISSION: April4, 2013

BOARD OF SUPERVISORS: Not yet scheduled

County of Fairfax, Virginia
March 20,2013

STAFF REPORT

sEA 2006-MA-031

MASON DISTRICT

APPLICANT:

ZONING:

PARGEL:

AGREAGE:

FAR:

OPEN SPAGE:

PLAN MAP:

SE CATEGORY:

PROPOSAL:

The Most Reverend Paul S. Loverde, Bishop
of the Catholic Diocese of Arlington, Virginia
and his successors in office
(St. Michael Catholic School and Church)

R-4 (Residential, 4 du/ac)

71-1 ((e)) 7A

45.24 acres

0.079

75o/o

lnstitutional

Category 3 - Church with Private School of
General Education, Child Care Center, and
Nursery School

To amend SE 2006-MA-031, previously
approved for a congregate living facility
(priests' retirement home), place of worship
with a maximum of 1,254 seats, and private
school of general education with a maximum
daily enrollment of 370 students, to permit the
addition of a nursery school and child care
with no change to the number of seats in the
church, the maximum daily enrollment of the
school, or the overall/approved FAR.

Joe Gornev

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning
Zonng Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509

Phone 703-32 4-r2e0 F Ax 703-324-3e24 f;iffiiftti
www.fairfaxcounlv.eov/dpzl E"6fffrG



STAFF RECOM MENDATIONS:

Staff recommends approval of SEA 2006-MA-031 subject to the proposed
development conditions in Appendix 1.

Staff recommends reaffirmation of the previous modification to the transitional
screening requirement along the north, east, and south property lines in favor of the
existing vegetation as shown on the Special Exception Amendment plat.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicanUowner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of Supervisors.

The approval of this special exception does not interfere with, abrogate, or annul
any easement, covenants, or other agreements between parties as they may apply to
the property subject to this application.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290.

O:\jgorney\SEA-2006-MA-031-St. Michael's NurseryWC-STAFF_REPORT-StMichaels-}32013.docx

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
notice. For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center).
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE

FOUND AT THE BACK OF THIS REPORT

APPLICATION DESCRIPTION

The applicant, The Most Reverend Paul S. Loverde, Bishop of the Catholic Diocese of
Arlington, Virginia and his successors in office (St. Michael Catholic School and
Church), requests approval of an amendment to SE 2006-MA-031, previously approved
for a congregate living facility (priests' retirement home), place of worship with a
maximum of 1,254 seats, and private school of general education with a maximum daily
enrollment of 370 students, to permit the addition of a nursery school and child care.
The project site consists of one parcel, located at 4601 Ravensworth Road, with a total
of 45.24 acres, and is contained within the Residential (R4) Zoning District. The school
currently serves Kindergarten through eighth grade. The proposed use would be
housed in the existing junior school building with no increase in the currently permitted
maximum daily enrollment of 370 students. No access or site modifications are
proposed with the amendment.

Aerial View of the Project Site looking west toward Ravensworth Road



sEA 2006-MA-031

Waivers and Modifications:

Page 2

No new waivers or modifications have been requested with this application. Staff
recommends reaffirmation of a previously approved modification to the
transitional screening requirement along the north, east, and south property lines
in favor of the existing vegetation as shown on the Special Exception
Amendment plat.

A reduced copy of the submitted Special Exception Amendment plat is included
at the front of this report. Copies of the proposed development conditions, the
affidavit, and the applicant's statement of justification are included in Appendices
1 , 2 and 3, respectively. Staff analyses are included in Appendices 4 and 5 and
the applicable Zoning Ordinance standards are included in Appendix 6.

LOCATION AND CHARACTER

Site Description:

The 45.24-acre site is located on Parcel 71-1 ((9)) 7A at 4601 Ravensworth Road
and on the east side of Ravensworth Road, between Little River Turnpike and
Braddock Road. The site currently houses a 1,254-seat church, rectory, junior
school (Grades K through 3), senior school (Grades 4-8), convent, priests'
retirement home, and maintenance building. Parking for all uses is provided
through surface lots. Approximately one-third of the site is forested. The site
contains approximately four acres of Resource Protection Area.

Properties to the north feature single-family attached houses. Backlick Park is
adjacent to the northeast corner of the site. Properties to the east and south
feature single-family detached houses. Properties to the west feature single-
family attached and detached houses, and a church.

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Gomprehensive Plan Recommendation

North Backlick Park,
Sinqle-Familv Attached Houses

R-4, R-12
Public Park,
Residential at 8-12 dulac

East Single-Family Detached Houses R-1, R4
Residential at 0.5-1 du/ac.
Residential at 3-4 du/ac (Community
lmorovement Area)

South Single-Family Detached Houses R-1 Residential at 0.5-1 du/ac

West
Church.
Single-Family Detached Houses,
Sinole-Familv Attached Houses

R-4, R-12
Institutional,
Residential at 3-4 du/ac,
Residential at 5-8 du/ac
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BACKGROUND

Page 3

SE 2006-MA-031 was approved by the Board of Supervisors on June 4, 2007, which
permitted a continuation of a church with a private school of general education with a
total enrollment of 370 students and which permitted a congregate living facility (priests'
retirement home).

The original church was constructed in 1960, which predated the Zoning Ordinance
requirement for a special exception or special permit approval. The land use approvals
on the property date to 1962, when a special permit was approved by the Board of
Zoning Appeals for the operation of a private school. The buildings were constructed
during the following years:

o Junior School - 1953
o Rectory - 1955
. Convent- 1957
o Church - 1960
o Senior School - 1962
o Retirement Home - 2008

COMPREHENSIVE PLAN PROVISIONS

Plan Area:
Planning District:
Planning Sector:
Plan Map:
Plan Text:

I

Annandale
A-10 - Ossian Hall
Institutional

Fairfax Gounty Gomprehensive Plan, 2011 Edition; Area l; Annandale
Planning District, as amended through 6-19-2012; A10 - Ossian Hall
Community Planning Sector; Pages 154,155, 157, & 160:

RECOMMENDATIONS
Land Use
"The Ossian Hall Community Planning Sector contains stable residential
neighborhoods. Infill development in these neighborhoods should be of a
compatible use, type and intensity in accordance with the guidance provided by
the Policy Plan under Land Use Objectives 8 and 14;'

3. "Uses requiring special permits and special exception approval should be
rigorously reviewed and permitted only when the use is of a size and scale
that will not adversely impact adjacent land uses and the overall low density
residential character of the area and to prevent commercial or quasi-
commercial encroachment."
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ANALYSIS

Special Exception Amendment Plat: (copy at front of staff report)

Page 4

Title:
Prepared by:
Original and Revision Dates:

Number of Pages:

St. Michael's Parish
Land Development Consultants, Inc.
October 17,2012, as revised through
March 12,2013
13

Proposal: The proposal includes the addition of a nursery school and child care
to an existing church and private school of general education. The school
currently serves Kindergarten through eighth grade with a maximum permitted
enrollment of 370 students. The proposed use would be housed in the existing
junior school building and would operate under the existing student capacity limit
of 370 students. The previously approved start time of 7:45 a.m. would be
modified slightly to 7:30 a.m. so that the hours of operation would be from 7:30
a.m. to 7:00 p.m., Monday through Friday.

The preschool would operate within two existing classrooms; one classroom
would be used for 3-year olds and the other for 4-year olds. While some internal
renovation would be required of the two preschool classrooms, no structural
improvements or exterior construction is planned. The preschool would operate
from Monday through Friday and have two sessions: a morning session from
8:15-11:15 a.m. and an afternoon session from 12:00-3:00 p.m. lt is anticipated
that 3-year olds would attend two sessions a week and that 4-year olds would
attend three sessions a week.

Supervised care would be made available for all students before and after school
during the normal hours of operation, 7:30 a.m. to 7:00 p.m., Monday through
Friday, and may be considered as child care.

Existino Site Conditions: The site currently houses a 1,254-seat church, rectory,
junior school (Grades K through 3), senior school (Grades 4-8), convent, priests'
retirement home, and maintenance building. Parking for all uses is provided
through surface lots. These uses will continue. Approximately one-third of the
site is forested. The site contains approximately four acres of Resource
Protection Area. No access or slte modifications are proposed with the
amendment.

Access and Parkino: Access to the junior school is provided from St. Michael's
Lane, a private road that intersects with Ravensworth Road. The student drop-
off and pick-up location is within the center of the property at the junior school
and would not impact any public roads. The property currently has more parking
spaces than required by the Zoning Ordinance. Student drop-off, student pick-
up, and school parking would remain unchanged.
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No changes to the previously approved landscaping, open space, or stormwater
management system are proposed.

Land Use Analysis

The subject property is designated as Institutional by the Land Use Map of the
Comprehensive Plan. Comprehensive Plan text recognizes the presence of
stable residential neighborhoods within the area and states that infill
development in these neighborhoods should be of a compatible use, type, and
intensity.

Additionally, churches, chapels, temples, synagogues, and other such places of
worship with a child care center, nursery school, or private school of general or
special education are allowed by special exception in the R4 Zoning District.

The proposed use would be housed in an existing school building, would operate
under the existing student capacity limit, and would not entail any external
physical changes to the campus. The proposed preschool is a logical extension
of the current academic program at the school and would enhance learning
opportunities. Staff finds that the proposed use is in harmony with the
Comprehensive Plan.

Transportation Analyses (Appendices 4 & 5)

Agency comments were received from the Fairfax County Department of
Transportation (FCDOT) and the Virginia Department of Transportation (VDOT).
Comments and recommendations included the following:

FCDOT (Appendix 4)

Turninq Movements:

Staff recommended that the applicant provide a left-turn warrant analysis for the
intersection of Ravensworth Road and St. Michael's Lane and, if warranted,
provide the subject left-turn lane. In response to staff comments, the applicant
hired a traffic engineering consultant to complete a turn lane warrant analysis
and intersection assessment for the proposed use at the intersection of
Ravensworth Road and St. Michael's Lane based on existing traffic volumes.
The analysis found that a southbound left-turn lane on Ravensworth Road is
warranted based on a strict application of the VDOT Road Desiqn Manual
warrant criteria. However, the analysis noted that the warrant is met in greater
part due to the existing traffic along Ravensworth Road and not directly related to
the activities of the church and school. Additionally, the analysis noted that the
mainline movements (northbound and southbound) currently operate at overall
adequate levels of service, that the peak hour queues for the southbound lane
are negligible during the peak hours of the school, and that existing site trips do
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not result in vehicle delay or queuing concerns, even without a left-turn lane. The
analysis concluded that a southbound left-turn lane at the study intersection was
not necessary. Additionally, staff recommended that the applicant enhance the
existing traffic management plan to reduce the vehicular trips to and from the site
for the 7:15 to 8:15 a.m. site peak hour, which could be done to help decrease
the possible need for a left-turn lane on Ravensworth Road. The applicant has
indicated a willingness to implement a carpooling program in order to reduce the
number of vehicle trips generated by the school. Staff has recommended a
development condition to ensure that the carpooling program is established.
Staff also notes that a left-turn ldne may be required in the future iflwhen the
applicant seeks additional improvements or uses on the property.

Trail:

The County Trails Plan Map calls for a Major Paved Trail (eight-foot wide) along
the east side of Ravensworth Road. Staff recommended a continuation of the
trail to the southern property boundary, in conjunction with frontage
improvements.

The site contains an eight-foot wide trail from St. Michael's Lane north to the
northern property boundary, which was constructed in conjunction with the
previous approval. Given the lack of proposed frontage improvements, the
applicant requests that a trail not be required to the southern propefi boundary.
Staff concurs.

VDOT (Appendix 5)

Rioht-of-Way:

Staff recommended that right-of-way be dedicated in accordance with the
Comprehensive Plan. Right-of-way has been dedicated with the previous
approval.

Frontaqe lmorovements:

Staff recommended frontage improvements in accordance with the
Comprehensive Plan. Approximately 890 feet of recommended frontage
improvements were constructed from St. Michael's Lane northward to the
northern property boundary in accordance with the previous approval and in
conjunction with the construction of the priests' retirement home. County staff
notes that the proposed use would operate under the existing student capacity
limit, which was reaffirmed with the previous approval, and would not entail any
external physical changes to the campus. Frontage improvements would be
more appropriate if new construction were necessary and if the uses were to be
intensified above the limits already approved. Under the current proposal, staff
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concludes that frontage improvements would not be proportionate to the use
requested.

Turninq Movements:

Staff recommended a left-turn lane into the site from Ravensworth Road. As
discussed above, the applicant's warrant analysis concluded that a southbound
left-turn lane at the intersection of Ravensworth Road and St. Michael's Lane
was not necessary. As an alternative, the applicant has indicated a willingness
to implement a carpooling program in order to reduce the number of vehicle trips
generated by the school. The proposed condition of approval is included as
Condition #17 in Appendix 1.

Environmental, Urban Forestry Management (UFM), and Stormwater Management
(SWM) Analysis

Given the lack of external physical changes to the campus, Planning, UFM, and
SWM staff had no comments regarding the current proposal.

ZONING ANALYSIS

Lot Size Requirements, Bulk Regulations, and Parking

R4 Residential Lot Requirements & Parking
(43-406.63-,407. & Article 11. Part 1)

Standard Required Provided

Min. Lot Area 8,400 sf 45.24 acres

Min. Lot Width 70 feet +/- 1,383 feet

Max. Building
Height 60 feet +l- 29Ieet

Front Yard 35' angle of bulk plane, not less than 25 feet. +/- 149 feet

Side Yard 30' angle of bulk plane, not less than 10 feet +/- 53 feet

Rear Yard 30" angle of bulk plane, not less than 25 feet +/- 55 feet

Maximum FAR 0.35 0.079

Parking 394 417
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Lot size requirements, bulk regulations, transitional screening and barrier
requirements, and parking requirements were considered with the previous
approval. The proposal meets all of the lot and bulk requirements of the R-4
district as listed above. The transitional screening requirement along the north,
east, and south property lines was modified by the previous approval in favor of
that shown on the Special Exception plat. Staff recommends a reaffirmation of
the previous modification to the transitional screening requirement along the
north, east, and south property lines in favor of the exiting vegetation as shown
on the Special Exception Amendment plat. Parking requirements have been
met.

This property is in an R4 Residential District. Per Section 3-404-2.8. of the
Zoning Ordinance, child care centers and nursery schools are permissible in R-4
Districts as Category 3 Special Exception uses.

General Special Exception Standards ($9{06)

All special exception uses shall satisfy the following general standards:

General Standard 1 requires that the proposed use af the specified location be in
harmony with the adopted Comprehensive PIan.

Staff concludes that the proposal, which is located in an area that envisions
Institutional uses, is in harmony with the Comprehensive Plan. This standard
has been met.

General Standard 2 requires that the proposed use be in conformance with the
general purpose and intent of the applicable zoning district regulations.

The R-4 District permits child care centers and nursery schools as special
exception uses. These uses would be added to the previously approved Church
and Private School of General Education with no change to the maximum
number of seats in the church or the maximum daily school enrollment. Two age
groups would be added to the K-8 school. Staff feels that the proposed use

Direction Transitional Screening; &
Barrier Requirements Proposed Screening and Barriers

North
(SFA houses, park)

Screening 1;
Barrier D, E or F As previously approved

East
(SFD houses)

Screening 1;
Barrier D. E or F As previously approved

South
(SFD houses)

Screening 1;
Barrier D. E or F As previously approved

West
(SFD houses,
SFA houses. church)

Screening 1;
Barrier D. E or F As previously approved
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meets the general standard since the maximum number of students will not
change.

General Standard 3 requires that the proposed use be harmonious with and not
adversely affect the use or development of neighboring properties in accordance
with the applicable zoning district regulations and the adopted comprehensive
plan. The location, size, and height of buildings, structures, walls, and fences,
and the nature and extent of screening, buffering, and landscaping shall be such
that the use will not hinder or discourage the appropriate development and use of
adjacent or nearby land and/or buildings or impair the value thereof.

Staff notes that the proposal would not result in any changes to the site or
external changes to buildings and would be harmonious with the surrounding
uses. This standard has been met.

General Standard 4 requires that the proposed use be such that pedestrian and
vehicular traffic assocrafed with such use will not be hazardous or conflict with
the existing and anticipated traffic in the neighborhood.

As previously mentioned, FCDOT and VDOT indicated a need for frontage
improvements. However, staff feels that the addition of a child care and nursery
schoolwith no change to the previously approved maximum school enrollment or
existing site layout should not trigger these improvements. A condition of
approval has been proposed regarding the implementation of a carpooling
program in order to reduce the number of vehicle trips generated by the school.
This standard has been met. lf the uses intensify in the future, additional
transportation improvements may be necessary.

General Standards 5, 6. and 7 require landscaping, screening, open space,
adequate utility, drainage, parking, loading, and other necessary facilities to
sewe the proposed use to be regulated in accordance with the Zoning
Ordinance. These issues have been addressed with the previous approval.
Parking calculations have been updated to reflect the proposed uses. This
standard has been met.

General Standard I sfafes that signs shall be regulated by the provisions of
Article 12 and that the Board may impose more strict requirements for a given
use than fhose set forth in the Zoning Ordinance. Per the previous approval, any
new signs would be required to be in conformance with Article 12 of the Zoning
Ordinance.

Standards for All Category 3 Uses (59-304)

The Category 3 Standards require that the proposed development meet lot size
and bulk requirements for the zoning distict in which located, comply with
performance standards, and be subjecf fo Srfe Plan review. As previously
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mentioned, the applicant merely proposes to add a child care and nursery school
to an existing church and school with no changes to the maximum number of
seats in the church, the maximum enrollment of the school, or the site layout.
According to the Bulk Standards chart above, the proposal meets these
standards.

Additional Standards for Child Care Centers and Nursery Schools ($9-309)

Standard 1 sfafes the following: "ln addition to complying with the minimum lot
size requirements of the zoning district in which located, the minimum lot area
shall be of such size that 100 square feet of usable outdoor recreation area shall
be provided for each child that may use the space at any one time. Such area
shall be delineated on a plat submitted at the time the application is filed.
For the purpose of this provision, usable outdoor recreation area shall be limited
to:
A. That area not covered by buildings or required off-street parking spaces.
B. That area outside the limits of the minimum required front yard, unless

specifically approved by the Board in commercial and industrial districts only.
C. Only that area which is developable for active outdoor recreation purposes.
D. An area which occupies no more than eighty (80) percent of the combined

total areas of the required rear and side yards."

The applicant has designated three areas as usable open space. These areas
are annotated on Sheet 2 of the SEA Plat. The open space areas total
approximately 114,000 square feet (sf), which fulfills the usable open space
requirements of both $9-309 and 59-310, which require a total of 104,950 sf.
Major grassy play areas are located both west and east of the junior school. A
smaller fenced playground is located south of the junior school. This standard
has been met.

Standard 2 sfafes the following: "Allsuch uses shall be located so as to have
direct access to an existing or programmed public street of sufficient right-of-way
and cross-section width to accommodate pedestrian and vehicular traffic to and
from the use as determined by the Director." The applicant has completed a turn
lane warrant analysis and intersection assessment for the proposed use at the
intersection of Ravensworth Road and St. Michael's Lane, as described above.
The church and school have direct access onto a public right-of-way. This
standard has been met.

Standard 3 sfafes that "[afllsuch uses shall be located so as to permit the pick-up
and delivery of allpersons on the sife." The proposed uses would use an
existing student drop-off and pick-up location adjacent to a covered building
entrance. This standard has been met.

Standard 4 sfafes that "[s]uch use shall be subject to the regulations of Chapter
30 of The Code or Title 63.2, Chapter 17 of the Code of Virginia." The applicant
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would be required to comply with all applicable regulations of Chapter 30 of The
Code or Title 63.2, Chapter 17 of the Code of Virginia.

Additional Standards for Private Schools of General Education and Private
Schools of Special Education ($9-310); Additional Standards for Churches,
Ghapels, Temples, Synagogues or Other Such Places of Worship With a
Child Gare Center, Nursery School or Private School (59-314)

As previously mentioned, the applicant proposes to add child care and nursery
school uses to a previously approved Private School and Church. No changes
are proposed to the school or church and the development conditions associated
with those uses are proposed to be carried fonrvard with this application. Since
the child care and nursery school do not intensify the previous maximums, the
addition of these uses will not affect the previously approved analysis of these
standards from SE 2006-MA-031. Staff feels that these standards will continue
to be met.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Given that the proposed use would be housed in the existing junior school
building, that the proposed use would operate under the approved student
capacity limit of 370 students, and that no structural improvements or exterior
construction is planned, staff concludes that the proposal would have no
discernible impact on the surrounding area.

Furthermore, staff concludes that the proposed preschool and child care center
are logical extensions of the school's current academic program and would
enhance learning opportunities. Although the student complexion would be
refined though the addition of a nursery school and day care center, the intensity
of the approved uses would not increase above the levels reaffirmed in 2007.

Staff concludes that the proposed uses would be in harmony with the
Comprehensive Plan and the applicable Zoning Ordinance provisions.

Recommendations

Staff recommends approval of SEA 2006-MA-031 subject to the development
conditions dated March 20,2013.

Staff recommends reaffirmation of the previous modification to the transitional
screening requirement along the north, east, and south property lines in favor of
the existing vegetation as shown on the Special Exception Amendment plat.
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It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicanUowner from
compliance with the provisions of any applicable ordinances, regulations, or
adopted standards. The approval of this application does not interfere with,
abrogate, or annul any easements, covenants, or other agreements between
parties, as they may apply to the property subject to this application.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of
Supervisors.

APPENDICES

1. Proposed Development Conditions
2. Affidavit
3. Statement of Justification
4. FCDOT - Transportation Analysis
5. VDOT - Transportation Analysis
6. Applicable Zoning Ordinance Standards
7. Glossary of Terms



APPENDIX 1

PROPOSED DEVELOPMENT CONDITIONS
sEA 2006-MA-031

March 20,2013

lf it is the intent of the Board of Supervisors to approve SEA 2006-MA-031
located at 4601 Ravensworth Road, Tax Map 71-1 ((9)) 7A, to permit an amendment to
SE 2006-MA-031, previously approved for a congregate living facility (priests' retirement
home), place of worship, and private school of general education, to permit the addition
of a nursery school and child care center pursuant to Sect. 3404 of the Fairfax County
Zoning Ordinance, the staff recommends that the Board condition the approval by
requiring conformance with the following development conditions, which supersede all
previous conditions. (Those conditions carried forward from the previous approval are
marked with an asterisk*).

1. This Special Exception is granted for and runs with the land indicated in this
application and is not transferable to other land.*

2. This Special Exception is granted only for the purpose(s), structure(s) and/or use(s)
indicated on the special exception plat approved with the application, as qualified by
these development conditions.*

3. This Special Exception is subject to the provisions of Article 17, Site Plans, as may
be determined by the Director, Department of Public Works and Environmental
Services (DPWES). Any plan submitted pursuant to this special exception shall be
in substantial conformance with the approved Special Exception Plat entitled
"Special Exception Amendment Plat, Saint Michael's Parish," prepared by Land
Development Consultants, Inc. and dated October 17.2012, and revised through
March 12.2013, and these conditions. Minor modifications to the approved special
exception may be permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning
Ordinance.

4. The congregate living facility shall only be utilized for residential purposes by retired
and current priests, staff, and persons properly authorized by the Bishop of the
Catholic Diocese of Arlington, with a maximum of 21 permanent residents at any one
time.*

The maximum number of church seats in the main area of worship shall be limited to
1,2U. Parking shall be provided onsite as shown on the SE plat..

All replacement or new lighting shall be provided in accordance with the
Performance Standards contained in Part 9 (Outdoor Lighting Standards) of Article
14 of the Zoning Ordinance. There shall be no uplighting on site, including any sign
or building. The height of any fixture shall be measured from grade to the top of the
fixture.*

Parking lot landscaping shall be provided in accordance with Article 13 of the Zoning
Ordinance."

5.

6.

7.



The Applicant shall submit a tree preservation plan as part of all site plans. The tree
preservation plan shall be prepared by a professional with experience in the
preparation of tree preservation plans, such as a certified arborist or landscape
architect, and shall be subject to the review and approval of Urban Forest
Management ("UFM"). The Applicant shall provide a copy of the Tree Preservation
Plan to FCPA for review and comment, upon submission of such plan to DPWES.
The tree preservation plan shall consist of a tree survey that includes the location,
species, size, crown spread and condition rating percentage of all trees 12 inches in
diameter and greater, located on the Application Property that are located up to 25
feet to either side of the limits of clearing and grading shown on the SE Plat. At a
minimum, the tree preservation plan shall provide for the preservation of those areas
shown for tree preservation on the SE Plat. The condition analysis ratings shall be
prepared using methods outlined in the latest edition of the Guide for Plant Appraisal
published by the International Society of Arboriculture. Specific tree preservation
activities that will maximize the survivability of any tree identified to be preserved,
such as: crown pruning, root pruning, mulching, fertilization, and others as
necessary, shall be included in the plan.*

a. All tree preservation-related work occurring in or adjacent to tree preservation
areas shall be accomplished in a manner that minimizes damage to vegetation to
be preserved, including any woody, herbaceous or vine plant species that occurs
in the lower canopy environment, and to the existing top soil and leaf litter layers
that provide nourishment and protection to that vegetation. Removal of any
vegetation, if any, or soil disturbance in tree preservation areas, including the
removal of plant species that may be perceived as noxious or invasive, such as
poison ivy, greenbrier, multi-floral rose, etc. shall be subject to the review and
approval of UFM. The use of equipment in tree preservation areas will be limited
to hand-operated equipment such as chainsaw, wheel barrows, rake and
shovels. Any work that requires the use of equipment, such as skid loaders,
tractors, trucks, stump-grinders, etc., or any accessory or attachment connected
to this type of equipment shall not occur unless pre-approved by UFM.*

b. The Applicant shall retain the services of a certified arborist or landscape
architect, and shall have the limits of clearing and grading in the areas of tree
preservation marked with a continuous line of flagging prior to the walkthrough
meeting with the UFM to be held prior to any clearing and grading. During the
tree preservation walk-through meeting, the Applicant's certified arborist or
landscape architect shall walk such limits of clearing and grading with an UFM
representative to determine where adjustments to the clearing limits can be
made to increase the area of tree preservation and/or to increase the survivability
of trees at the edge of the limits of clearing and grading, and such adjustment
shall be implemented; provided, however, that no adjustment shall be required
that would affect the location and/or design of priests' retirement home, including
a requirement for additional retaining walls in excess of two feet in height. Trees
within the preservation areas that are identified specifically by UFM in writing as
dead or dying may be removed as part of the clearing operation. Any tree that is
so designated shall be removed using a chain saw and such removal shall be
accomplished in a manner that avoids damage to surrounding trees and



d.

associated understory vegetation. lf a stump must be removed, this shall be
done using a stump-grinding machine in a manner causing as little disturbance
as possible to adjacent trees and associated understory vegetation and soil
conditions."

The Applicant shall conform strictly to the limits of clearing and grading as shown
on the SE plat, subject to allowances specified in these proffered conditions and
for the installation of fences, utilities and/or trails as determined necessary by the
Director of DPWES. lf it is determined necessary to install fences, utilities and/or
trails in areas protected by the limits of clearing and grading as shown on the SE
plat, they shall be located in the least disruptive manner necessary as
determined by UFM. A replanting plan shall be developed and implemented,
subject to approval by UFM for any areas protected by the limits of clearing and
grading that must be disturbed for such trails or utilities."

All trees shown to be preserved on the tree preservation plan shall be protected
by tree protection fence. Tree protection fencing in the form of four (4) foot high,
fourteen (14) gauge welded wire attached to six (6) foot steel posts driven
eighteen (18) inches into the ground and placed no further than ten (10) feet
apart or, super silt fence to the extent that required trenching for super silt fence
does not sever or wound compression roots which can lead to structural failure
and/or uprooting of trees, shall be erected at the limits of clearing and grading
adjacent to the tree preservation areas as shown on the phase | & ll erosion and
sediment control sheets, as may be modified by Par. f below. All tree protection
fencing shall be installed after the tree preservation walkthrough meeting
described in Par. c above, but prior to any clearing and grading activities. The
installation of all tree protection fencing shall be performed under the supervision
of a certified arborist and UFM, and accomplished in a manner that does not
harm existing vegetation that is to be preserved. At least ten (10) days prior to
the commencement of any clearing or grading activities adjacent to the tree
preservation areas, but subsequent to the installation of the tree protection
devices, the UFM, DPWES and the Mason District Supervisor shall be notified
and given the opportunity to inspect the site to ensure that all tree protection
devices have been correctly installed. lf it is determined that the fencing has not
been installed correctly, no grading or construction activities shall occur until the
fencing is installed correctly, as determined by UFM.*

The Applicant shall root prune, as needed to comply with the tree preservation
requirements of these proffers. All treatments shall be clearly identified, labeled,
and detailed on the erosion and sediment control sheets of the respective public
improvemenUsite plan submission. The details for these treatments shall be
reviewed and approved by UFM, accomplished in a manner that protects
affected and adjacent vegetation to be preserved, and may include, but not be
limited to the following: ( 1) root pruning shall be done with a trencher or vibratory
plow to a depth of 18 inches; (2) root pruning shall take place prior to any
clearing and grading; (3) root pruning shall be conducted with the supervision of
a certified arborist; and (4) a UFM representative shall be informed when al! root
pruning and tree protection fence installation is complete.*



f. During any clearing or tree/vegetation removal in the areas adjacent to the tree
preservation areas, a representative of the Applicant shall be present to monitor
the process and ensure that the activities are conducted as proffered and as
approved by UFM. The Applicant shall retain the services of a certified arborist
or landscape architect to monitor on-site all construction and demolition work and
tree preservation efforts in order to ensure conformance with all tree preservation
proffers, and UFM approvals. The monitoring schedule shall be described and
detailed in the Landscaping and Tree Preservation Plan, and reviewed and
approved by UFM. The Mason District Supervisor shall be notified of the name
and contact information of the Applicant's representative responsible for site
monitoring at the tree preservation walk-through meeting described in Par. c.
above.*

The Applicant shall retain a professional arborist with experience in plant
appraisal, to determine the replacement value of all trees 6 inches in diameter or
greater located on the Application Property that are shown to be saved on the
Tree Preservation Plan. These trees and their value shall be identified on the
Tree Preservation Plan at the time of the first submission of the respective public
improvemenU site plan(s). The replacement value shall take into consideration
the age, size and condition of these trees and shall be determined by the so-
called "Trunk Formula Method" contained in the latest edition of the Guide for
Plan Appraisal published by the International Society of Arboriculture, subject to
review and approval by UFM.*

At the time of the respective public improvemenUsite plan approvals, the
Applicant shall both post a cash bond and a letter of credit payable to the County
of Fairfax to ensure preservation and/or replacement of the trees for which a tree
value has been determined in accordance with Proffer 16. h. above (the "Bonded
Trees") that die or are dying due to unauthorized construction activities. The
letter of credit shall be equal to 50% of the replacement value of the Bonded
Trees. The cash bond shall consist of 33% of the amount of the letter of credit.
At any time prior to final bond release the priests' retirement home, should any
Bonded Trees die, be removed, or are determined to be dying by UFM due to
unauthorized construction activities, the Applicant shall replace such trees at its
expense. The replacement trees shall be of equivalent size, species and/or
canopy cover as approved by UFM. In addition to this replacement obligation,
the Applicant shall also make a payment equal to the value of any Bonded Tree
that is dead or dying or improperly removed due to unauthorized activity. This
payment shall be determined based on the Trunk Formula Method and paid to a
fund established by the County for furtherance of tree preservation objectives.
Upon release of the bond for the priests' retirement home any amount remaining
in the tree bonds required by this proffer shall be returned/released to the
Applicant.*

Native Plant Transplantation. The intent of this Par. is to facilitate an opportunity
to rescue native plant species from areas of the Application Propefi to be
cleared (but not from tree preservation areas) before the initiation of land
disturbing activities. Except for the conditions identified below, the
implementation of this proffer will in no way interfere with the land development

g.

h.



process after approval of this Application. To that end, the Applicant shall work
with the Fairfax County Urban Forest Management to coordinate an opportunity
for the removal and transplantation of native plant species located outside tree
save areas on the Application Property. In order to facilitate the rescue and
transplantation of native plants prior to the initiation of land disturbing activities
the Applicant will mark the general area of the tree save areas within 30 days
after approval of this Application and will notify the Mason District Supervisor's
office and provide reasonable opportunity for Urban Forestry Management and/or
third parties under their direction to access the Application Property and remove
vegetation that is not proposed to be saved. Such right of access shall be
subject to the party seeking access maintaining reasonable insurance and
providing indemnification to the Applicant and the landowners against all risk of
loss, damage, injury or death resulting from such access and/or the transporting
of vegetation from the Application Property. The Applicant will notify the Mason
District Supervisor's office again at the time of second site plan submission for
the first site plan/public improvement plan submitted for the Application Property.
The marking of tHe tree save areas and provision of notice as required herein
shall fully satisfy the Applicant's obligations under this proffer."

9. The limits of clearing and grading shall be strictly adhered to and shall disturb no
more land than shown on the special exception plat. Prior to any land disturbing
activity, a grading plan which establishes the limits of clearing and grading
necessary to construct the improvements shall be submitted to DPWES, including
UFM, for review and approval. The extent of clearing and grading of construction
shal! be the minimum amount feasible as determined by DPWES. Prior to any land
disturbing activities for construction, a pre-construction conference shall be held on-
site between DPWES, including UFM, and representatives of the applicant to include
the construction site superintendent responsible for the on-site construction
activities. The purpose of this meeting shall be to discuss and clarify the limits of
clearing and grading, areas of tree preservation, tree protection measures, and the
erosion and sedimentation control plan to be implemented during construction. In no
event shall any area on the site be left denuded for a period longer than 14 days
except for that portion of the site in which work will be continuous beyond 14 days.*

10.Any landscaping proposed on site, including the transitional screening, shall be
approved by UFM and shall utilize native shrubs, trees and grasses, to the greatest
extent possible, to provide a naturalized landscape environment.*

11. Stormwater Management (SWM/Best Management Practices (BMP) shall be
provided as depicted on the SE Plat, as determined by DPWES..

12.The existing "St. Michael's Catholic Church" sign located in the northeast quadrant
of the intersection of Saint Michael's Lane and Ravensworth Road may remain. The
applicant shall obtain a sign permit for any proposed new sign in accordance with
the provisions of Article .12 of the Zoning Ordinance. Any illumination of the sign(s)
shall be in conformance with Part 9 of Article 14 of the Zoning Ordinance."

13. The total maximum daily enrollment in the private school of general education,
nursery school. and child care center shall not exceed 370 students.



14.The private school of general education, nursery school, and child care center's
maximum hours of operation shall be 7:30 a.m. to 7:00 p.m., Monday through
Friday.

15. Prior to the issuance of the Non-RUP for priests' retirement home, the applicant shall
construct the entrance off of Ravensworth Road into the site to align with the
adjacent cross street as shown on the SE plat..

16.The trailwithin the proposed tree save area shall be constructed as generally shown
on the SE Plat with the final location being approved by UFM to minimize impacts to
existing vegetation.*

17. The applicant shall designate a carpool coordinator to administer and encourage
participation in a carpool program designed to reduce the number of vehicle trips to
and from the school duririg peak hours as a mechanism to minimize daily vehicular
trips. The name of the carpool coordinator shall be provided to the Fairfax County
Department of Transportation (FCDOT) within 30 days after the approval of this
application and at any such time as the coordinator changes. A carpool program
shall be submitted to FCDOT within 90 days after the approval of this application.
An annual report shall be submitted to FCDOT in October of each year that
demonstrates through surveys or other means of data collection how the number of
vehicle trips to and from the school have been reduced. After the first three years of
annual reports, these reports may be provided every two or three years, or not at all
if mutually agreed to by the applicant and FCDOT.

The above proposed conditions are staff recommendations and do not reflect the
position of the Board of Supervisors unless and until adopted by that Board.

This approval, contingent on the above noted conditions, shall not relieve the applicant
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards. The applicant shall be himself responsible for obtaining the
required Non-Residential Use Permit through established procedures, and this Special
Exception shall not be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall
automatically expire, without notice, thirty (30) months after the date of approval unless
the use has been established or construction has commenced and been diligently
prosecuted. The Board of Supervisors may grant additional time to establish the use or
to commence construction if a written request for additional time is filed with the Zoning
Administrator prior to the date of expiration of the special exception. The request must
specify the amount of additional time requested, the basis for the amount of time
requested, and an explanation of why additional time is required.
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SPECIAL EXCEPTION AFFIDAVIT

DATE: February 26,2013
(enter date affidavit is notarized)

! Lynne J. Stobel, attorney/agent do herebv state that I am an
(enter name of applicant or authorized agent)

(checkone) tl applicant

Itl applicant's authorized agent listed in Par. l(a) below llq 38 v
in Application No.(s): SEA 2006-MA-031

(enter County-assigned application number(s), e.g. SE 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

I t(u). The following constitutes a listing of the names and addresses of all APPLICANTS, TTTLE

I OWI\ERS, CONTRACT PURCHASERS, and LESSEES of the land described in the

I upplication,* and, if any ofthe foregoing is a TRUSTEE,** each BENEFICIARY of such tnrst,

I and all ATTORITIEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
I behalf of any of the foregoing with respect to the application:
I

I

I NIE: All relationships to the application listed above in BOLD print are to be disclosed.

I Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaserllessee,

I Applicant/Title Owner, etc. For a multiparcel application, list the Ta>r Map Number(s) of the

I parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
I (enter first name, middle initial, and (enter number, steet, cit5l, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

The Most Reverend Paul S. Loverde, 200 North Glebe Road, Suite 704 Applicant/Title Owner of
Bishop of the Catholic Diocese of Arlington, Yirgirlia22203 Tax Map 7l-l (9)) 7A
Arlingto!, Virginia and his successors
in office (St. Michael Catholic School
and Church)

Agents:
Mark J. Anthony
Mark E. Herrmann
Sister Therese E. Bauer
Norah Michelle Kenncdy
Rev. Jerry J. Pokorsky

Agent
Attomey/Agent
Agent
Agent
Agent

(check if applicable) [t] There are more relationships to be listed and Par. 1(a) is continued
on a "Special Exception Attachment to Par. l(a)" form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of llYo or more of the units
in the condominium.

** List as follows: Name of trustee, Trustee for (name of trust if applicable), for the benefit of: (sltar[e

name of each beneficiarv).

rr{ tont sEA-t Updated (7/1/06)

\
\



Special Exception Attachment to Par. 1(a)

DATE: February 26, 2013
(enter date affrdavit is notarized)

sEA 2006-MA-031

Page I of I

tl41o"p
for Application No. (s):

(enter County-assigned application number (s))

OIQE: All relationships to the application are to be disclosed. Multiple relationships may be listed together,
e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel
application, list the Tax Map Number(s) of the parcel (s) for each owner(s) in the Relationship
column.)

NAME
(enter first name, middle initial, and
last name)

Wals\ Colucci, Lubeley, Emrich &
Walsb, P.C.

Agents:
Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Prirchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A. Nicholson f0rla Elizabeth A.
McKecby

Iand Development Consultants, Inc.

Agent:
John C. Manganello

M.J. Wells & Associates, Inc.

Agents:
Robin L. Antonucci
William F. Jobnson

(check ifapplicable)

ADDRXSS
(enter number, sfeet, city, state, and zip code)

2200 Clarendon Boulevard
l3th Floor
Artington, Y b glnia 2220 |

10805 Main Street, Suite 700
Fairfax, Virginia 22030

1420 Spring Hill Road, Suite 600
Mclean, Virginia22102

RELATTONSHTP(S)
(enter applicable relationships
listed in BOLD above)

Attomeys/Planners/Agent

Attorney/Agent
Attorney/Agent
Attorney/Agent
Attomey/Agent
Attomey/AgeDt
Attorney/Agent
Attomey/Agent
Planner/Agent
Planner/Agent
Planner/Agent

Engineer/Agent

Transportation Consultant/
Agent

I] There are more relationships to be listed and Par. l(a) is continued further
on a "Special Exception At&achment to Par. 1(a)" form.

to* 
SEA-I updared (7tvo6)



Page Two
SPECIAL EXCEPTION AFFIDAVIT

DATE: February 26.2013
nqbog-t'(enter date affrdavit is notarized)

for Application No. 1s;: SEA 2006-MA-03 I
(enter County-assigned application numbe(s))

1O). The following constitutes a listing+** ofthe SHAREHOLDERS of all corporations disclosed in this
affrdavit who own l0o/o or more of any class of stock issued by said corporation, and where such
corporation has l0 or less shareholders, a listing ofall ofthe shareholders:

(lNoTE.: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPAI\IIES, and REAL ESTATE
II{VESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name and number, stree! city, state, and zip
code) Wabh, Colucci, Lubeley, Emrich & Walsh, p.C.

2200 Clarendon Boulevard, l3th Floor
Arlingto4 Y ir girlLa 2220 |

DESCRIPTION OF CORPORATION: (check one statement)

It) There are l0 or less shareholders, and all ofthe shareholders are listed below.
t ] There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of

any class of stock issued by said corporation are listed below.
t ] There are more than l0 shareholders, but no shareholder owns l0oZ or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name)
David J. Bomgardner, E, Andrew Burcher, Garth M. Wainmaq Nan E. Walsb,
Thomas J. Colucci, Michael J, Coughlin, Martin D. Walsh
Peter M. pslan, &., Jay du Von, William A.
Fogarty, Jobn H. Foote, H. Mark Goetanan,
Bryan H. Guidash, Michael D. Lubeley,
J. Randall Minchew, M. Catharine Puskar,
John E. Rinaldi, Kathleen H. Smit\

(check if applicable) t/l There is more corporation information and Par. l(b) is continued on a "special
Exception Affidavit Attachment l(b)" form.

*** 411 listings which include parfterships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than l0 shareholders
has no shareholder owning l0% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PaRCHASER, or LESSEE* of the land that is a partnership, corporatio4 or tust, such successive breakdown
rrurst include a listing andfurther breahdown of aII of its partnen, of its shareholders as tequhed abovq and of
beneficiaries of any trusts. Such successive breahdown must also include brealedawns of any partnerchip, corporation, or
trust ownlng 10ol or more of the APPLICANT, TITLE OWNER, CONTRACT P(IRCHASER, or LESSEE* of the tand.
Limited liabilily compania and real qtate investment trusb and their equivalen$ are trealed as corporations,with members
being deemed the equivalent of sharcholders; managing members shall also be listed Use footnote numbers to designate
parherships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM SEA-I Updaed (7/l/06)
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Special Exception Attachment to Par. 1(b)

DATE: Febrvry 26,2013
(gnter date affidavit is notarized)

for Application No. (s): SEA 2006-MA-031
lg1$4..

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, steet, city, state, and zip code)

Land Development Consultants, lnc.
10805 Main Street, Suite 700
Fairfa:<., Virginia 22030

DESCRIPTION OF CORPORATION: (check one statement)

lt'J There are l0 or less shareholders, and all ofthe shareholders are listed below.
t ] There are more than l0 shareholders, and all of the shareholders owning l07o or more of any

class ofstock issued by said corporation are listed below.
t ] There are nnore than l0 shareholders, but no shareholder owns l07o or more ofany class of

stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

John C. Manganello, Sole Shareholder

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J. Wells & Associates, Inc.
1420 Spring Hill Road, Suite 600
Mcl,eaq Virginia 22102

DESCRIPTION OF CORPORATION: (check ry statement)

I I There are 10 or less shareholders, and all ofthe shareholders are listed below.
Vl There are more than l0 shareholders, and all of the shareholders owning l0olo or more of any

class ofstock issued by said corporation are listed below.
t I There are more than l0 shareholders, but no shareholder owns l0olo or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J, Wells & Associates, Inc. Employee
Stock Ownership Trust. All employees are
eligible plan participants; however, no onc
employee owns l0olo or more of any class of
stock.

(check if applicable) t ] There is more corporation information and Par. l(b) is continued further on a
"Special Exception Attachment to Par. l(b)" form.

FORM SEA-I Updatcd (71v05)



SPECIAL EXCEPTION AFFIDAVIT

DATE: February 26,2013

Page Three

114ffi<r
for Application No. (s):

(enter date affidavit is notarized)

sEA 2006-MA-031
(enter County-assigned application number(s))

1(c). The following constitutes a listing*** of all of the PARTIYERS, both GENERAL and LIMITED, in
any partnership disclosed in this a.ffrdavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, and number, stee! city, state, and zip code)
None

(check if applicable) [ ] The abovelisted partrrership has no limited partners.

NAMES AI\D TITLE OF THE PARTNERS (enter frst narne, middle initial, last name, and title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partrrership information and Par. 1(c) is continued on a "special
Exception Affidavit Attachment to Par. l(c)" form.

**'r All listings which include partnerships, corporations, or tusts, to include the names of beneficiaries, must be broken down
successively until: (a) only indMdual penions are listed g (b) the listing for a corporation having more than l0 shareholders
has no shareholder owning llYo or more of any class of stock. In the cose of an APPLICANT, TITLE OIYNER,
CONTRACT PURCHASE& or LESSEE* of the land thd ls a partnership, corporation, or trust, such successive breahdown
rrutst include a listing and fufiher breahdown of all of it partnerc, of iE shareholders as requbed above, and of
benefrciaries of any trusts, Such successive breahdov,n nust also include breahdowns of any partnerchip, corpordion, or
trast owning 1096 or more of the APPLIOINT, TITLE OWNER, CONTRACT PURCHASE& or LESSEE* of the land.
Limiled liabilily companies and real qtate invesfinent trusls and their equivalents are trealed as corporations, with mcmbers
being deemed the equivalent of shareholders; managing members shall aho be listed Use footnote numbers to designate
parErerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
t}te attachment page.

FORM SEA-I Updacd (7/lO6)
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SPECIAL EXCEPTION AFFIDAVIT

DATE: February 26,2013
(enter date affidavit is notarized)

for Application No. (s): SEA 2006-MA-03 I
(enter County-assigned application number(s))

l(d). One of the following boxes must be checked:

I I In addition to the names listed in Paragraphs 1(a), l(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trus| 10% or more of the APPLICAIIT, TITLE OWNE& CONTRACT
PURCHASER, or LESSEE* of the land:

ltl Other than the names listed in Paragraphs 1(a), l(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partrern and beneficiary of a trust) I 0% or more of the
APPLICAIIT' TITLE OWNE& CONTRACT PT RCHASER, oTLESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: NjE: If answer is none, enter "NOllE" on the line below.)
None

(check if applicable) t I There are more interests to be listed and Par. 2 is continued on a
"Special Exception Attachment to Par. 2" fonn.

FORM SEA-I Updated 0nl05)



Application No.(s): sEA 2006-MA-031
(county-assigned application number(s), to be entered by County Staff)

SPECIAL EXCEPTION AFFIDAVIT

DATE: February 26,2013
(enter date affidavit is notarized)

Page Five

ll4va+

4.

That within the twelve-month period prior to the public hgaring of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household either directly or by way of parfrrership in which any of them is a partner, employee, agen!
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds l}Yo or more of the outstanding bonds or shares
ofstock ofa particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. I above.
ExcEPT As FoLLows: OI@: If answer is nong enter "NONE" on line below.)
None

NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(checkifapplicable) t l There are more disclosures to be listed and Par. 3 is continued on a
"Special Exception Attachment to Par. 3" form.

That the information contained in this affdavit is complete, that all partnerships, corporations,
and trusb owning l0%o or more of the APPLICAI\IT, TrTLE owNE& coNTRAcT
PIIRCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this aflidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WIINESS the following signature:

(check one) [r] Applicant's Authorized Agent

Lynne J. Strobel, attomey/agent
(type or print frst name, middle initial, last name, and & title of signee)

Subscribed and sworn to before me this 26 dav of February 20 J3__- in the State/Comm.
of Virginia , County/City of Arlington

My commission expires: tr/30/20ts

Fbgldrddr t 2E3945
llotaiPublic

4"-t SEA-! updaed (2/r/06)

\



APPENDIX 3

Lynne J. Strobel
(703) 5284700 Exl 5418
lstrobel@arl.thelandlavrlers.corn

WALSII COLUCCI
LUBELEY EMRICH

& WALSH PC

October 23,2012

*o*',[5cfj#,P,uzor*

9cI 2 8 2012

h[Uea&UongM$ton
Via Hand Deliverv

Barbara C. Berlin, Director
Zontng Evaluati on Division
Fairfax County Departrnent of Planning & Zornng
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035

Re: Proposed Special Exception Amendment Application (SEA 2006-MA-031)
Applicant: The Most Reverend Paul S. Loverde, Bishop of the Catholic

Diocese of Arlington, Virginia and his successors in office
St. Michael Catholic Church and School

Dear Ms. Berlin:

Please accept the following as a statement of justification for a special exception
amendment application to add a nursery school and child care to St. Michael Catholic Church
(the "Church") and School (the "School").

The Applicant is the owner of approximately 45.24 acres identified among the Fairfa:r
County tax assessment records as 7l-l (9)) 7A (the "Subject Properfy'). The Subject Property
is located on the east side of Ravensworth Road between Little River Tunrpike and Braddock
Road. Surrounding development consists primarily of established residential developments, both
single fanily detached homes and townhouses. The Subject Property is zoned to the R-4
District, and is located in the Mason Magisterial District.

Existing improvements on the Subject Property consist of a place of worship, with related
facilities, school buildings, a convent, and a priests' retirement home that is defined by the
Fairfax County Zonng Ordinance (the "Zoning Ordinance") as a congregate living facility. The
original Church building was constructed in 1960, which predates the requirement in the Zoning
Ordinance for special exception or special permit approval. The land use approvals on the
Subject Property date back to 1962, when a special permit was approved by the Board of Zoning
Appeals for the operation of a private school. Most recently, on June 4, 2007, the Board of
Supervisors approved SE 2006-MA-031 for the addition of a priests' retirement home subject to
18 development conditions. The approval permits the continued operation of a place of worship
and private school ofgeneral education.

The School currently offers education to children in kindergarten tlrough eighth grade.
The Applicant is proposing to add a pre-school program to the School that will serve three (3)

prol{E 7o3 Szt 47oo ! FAx Zo3 S2S 3t9Z t www.THELANDLAwyERs.coM
couRTHousE PLLZA . 22OO CLARENDON BLVD., TIIIRTEENTI{ FLOOR t ARLTNGTON, VA 22201-3359

LouDouN oFFrcE 7o3 737 3633 s pRrNcE wrLLrAM oFFrcE Zo3 680 4564

AT?ORI.;E]'S AT LA}\'
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and four (4) year olds. The pre-school will meet the definition of nursery school as defined by
the Zoning Ordinance and is intended to complement the Applicant's existing education
curriculum. The approved development conditions limit maximum daily enrollment in the
existing school to 370 children. The Applicant does not propose to increase the total number of
children that may be enrolled in educational classes on the Subject Property. While interior
renovation will be required to accommodate the nursery school, the Applicant does not propose
any structural improvements to the existing facilities. The size of the existing facilities is
sufficient to accommodate a nwsery school in accordance with building code and state licensing
requirements. In addition, there are no changes proposed to the operation of the existing place of
worship, the existing private school of general education" the convent or the priests' retirement
home. The uses will continue to operate as curently approved.

The Subject Properly is located within the Ossian Hall Community Planning Sector of the
A::nandale planning District in the Area I of the Fairfax County Comprehensive plan (the
"Plan"). There are no specific land use recommendations for the develoiment of the Subject
Property, however, the Plan generally encourages development of compatible uses and
intensities to existing development. The Plan does include a general recommendation that uses
requiring special permit and special exception approval should be rigorously reviewed, and
permitted only when the use is of a size and scale that will not adversely impact adjacent land
uses and ttre overall low density residential character of the area- Places of worship and schools
are generally accepted as compatible uses within residential areas. In addition, the Church and
School ulre an established part of the community and the marimum permitted school enrolhnent
will not increase witl the addition of a nursery school. As the Applicant does not propose any
changes to its existing facilities, thereby retaining existing setbacks and buffers, there will be no
impacts on the adjacent residentially developed properties. Therefore, the proposal is in
harmony with the recommendations of the Plan, will not adversely impact adjacent uses, and is
compatible with sunounding development.

In accordance with the Zoning Ordinance requirements of Section of 9-01 1 , please accept
the following information regarding the special exception amendment application:

o The type of operation will continue to be a place of worship with related facilities,
a private school of general education oflering instruction from kindergarten to
eighth grade, and a priests' retirement home. Supervised care is offered to
students enrolled in the School before and after classes, which may be classified
as child care. The Applicant proposes to add a nursery school to serve three (3)
and for:r (4) year olds. A monring and afternoon session is proposed.. The
existing operation of the Church, School and priests' retirement home is not
intended to be altered.

The hours of operatio4 existing and proposed" are as follows:

- Mass Schedule: Saturday - 5:00 p.m.
Sunday -7:45 a.m., 9:00 a.m., 10:30 a.m., and 12:00 p.m.
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The Church offers programs t;'pically found in association with a place of
worship including religious education, community outreach, *a other
activities. The Church also accornmodates fineral masses, receptions,
rysddings, baptisms and other special religious services as needed to serve its
members. These activities may occur in the evenings or on weekend.s.

- Private School Monday through Friday -7:30 a.m. to 7:00 p.m.
of General Education: Some students participate in before and aftei school

proguuns that are offered in addition to the standard
school day. There are no changes proposedto the
existing conditions.

- Nursery School: Monday througb Friday -
8:15 a.m. - 11:15 a.m. -morning session
12:00 p.m. - 3:00 p.m. - afternoon session
Programs will be tailored to the age of the children.
It is anticipated that three (3) year olds will attend
two (2) sessions a week, and four (4) years olds will
attend three (3) sessions a week.

- The hours of operation for the convent and priests' retirement home are
twenty-four (24) hours a day, as these are residential uses.

Approximately 879 fasrilies are currently registered as parishioners at the Chr:rch.
Attendance at religious selvices varies by the time and day of the service or event.
The maximum number of parishioners afiending services at the place of worship
is approximately 400 t9_890 depending on the time of the mass. The most heavily
attended ruuses are 10:30 a-m. and 12:00 p.m. on sunday. The maximum
number of seats in the main area of the place of worship will continue tobe 1,254.
The maximr:m daily enrollment for the private schooj of general education and
nursery school combined is proposed to be 370 children. There is no increase in
the total daily enrolLnent of the School with the addition of the nursery school.
The priests' retirement home will continue to have no more than 2l pl**."t
residents at one trme. The convent currently accommodates four (4) residents, bgt
has a marimum capacrty of nine (9) residents.

the. Clurch is cunently served by six (6) priests, a religious education director, a
choir director, and a number of part-time office staff. The School employs a
principal, a school secretary and assistang a cafeteria manager, a counselor, a
librarian, a nurse, teachers, assistant teachers, and of,fice staff. The maximum
number of employees for the private school of general education and nursery
school combined is 36. The priests' retirement home includes one (1) staff
member who resides on the premises. Two (2) other employees provide services,
such as slsaning and maintenance, but do not live on-site.
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The proposed improvements will have no adverse impacts on traffic patterns.
There are no changes proposed to the number of sanctuary seats or masses held at
the Church. During the most heavily attended masses on Sunday approximately
600 vehicle trips in the peak hour will be associated with the Subject Properry.
These vehicle trips are during ofF-peak commuter travel hours when the roads
have the least a:nount of traffic. All trips to the School and nursery school will be
by private vehicle. The School currently operates a carpool program that
minimizes the number of daily vehicle trips to the Subject Property during the
week. The number of vehicle trips is also minimized as families often enroll
several siblings in the School. Lastly, the arrival and departure of vehicles is
staggered as some students participate in before and/or after school activities.
The current a.m. peak hour for vehicular traftic arriving at the School dwing the
week is approximately 7:I5 a.m. to 8:15 a.m. when approximately 250 vehicles
enter and leave the Subject Property, which equates to 500 trips. The p.m. peak
hour is from approximately 2:45 p.m. to 3:45 p.m. As more students participate
in after school care and activities, approximately 150 vehicles are entering and
leaving the Subject Property during the peak, which equates to 300 trips. A pick-
up and drop-offarea is located on the interior of the Subject Property and vehicles
do not stack onto Ravensworth Road. The traffic generated by the priests'
retirement home is minimal as all residents are retired.

o The Church and School serve a radius of approximately 10 to 12 miles including
Fairfax and Annandale. The general area served by the priests'retirement home is
the Washington Metropolitan area.

' All existing buildings will remain and there are no proposed structural
improvements to buildings located on the Subject Property. Existing buildings
associated with the Church and School are constructed in a traditional
architectural style of brick and masoffy materials. The priests'retirement home is
residential in appearance and is constructed of brick and wood framing.

o The Applicant is not aware of any hazardous or toxic substances located on the
Subject Property.

o The proposed development complies with all adopted standards, ordinances and
regulations except as may have been previously approved and as noted on the
special exception plat.

The Applicant's proposal for a nursery school is a logical extension of its existing
education program. A nursery school creates an oppornrnity for children who will attend thi
private school of general education to assimilate to the established daily curriculum. In addition,
the Applicant's proposal will provide a much needed and valued service to the surrounding
community. A convenient and quahty pre-school program is increasingly important to Fairfa:r
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County residents. St. Michael Catholic Church and School is a long-established asset to the
surrounding community, and the Applicant's proposal will complement its existing operations.

Should you have any questions regarding this submission, or require additional
information, please do not hesitate to give me a call. I would appreciate the acceptance of this
application and the scheduling of a public hearing before the Fairfax County Planning
Commission at your earliest convenience. As always, I appreciate your assistance and
cooperation.

Very truly yours,

WALSH, COLUCCI, LUBELEY, EMzuCH & WALSH. P.C.

LJSlkae
ccr Mark Anthony

Mark Herrmann
Father Pokorsky
Michelle Kennedy
Sister Therese Bauer
Kathleen McNutt
John Manganello
Martin D. Walsh

{A0535474.DOCX / I Statement ofJustification 000714 000032)



APPENDIX 4

County of Fairfax, Virginia

DATE: Februarv 20.2013

TO:

FROM:

FILE:

SUBJECT:

Barbara Berlin, Director
Zonrng Evaluation Division,
Departrnent of Comprehensive Planning

Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

3-s (sE 2006-MA-31)

Transportation Impact

REFERENCE: SEA 2006-MA-31; St. Michael Catholic Church and School (The Most
Reverend Paul S. Loverde)

Traffic Zone:1417;Land Identification Map: 7l-1 ((09) 7A

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the revised plat with various PE Stamp
dates of November 2012, October 10,2007 and May 23,2007.

The applicant requests an amendment to add a nursery school for three and four year olds
without increases the approved daily enrollment.

This department has reviewed the subject application and offers the following comments:

1) The applicant should provide a left turn warrant analysis for a possible left tum lane on
Ravensworth Road at St. Michaels Lane. (If warranted the applicant should provide the
subject left tum lane.)

2) Per the trails plan and per the Public Facilities Manual (PFM) (for a sidewalk to/from t/q

mile of a school), the applicant should provide a pedestrian access along Ravensworth
Road from St. Michael's Lane to the southern portion of their site. The applicant can

submit a waiver to FCDOT for the subject trail.

3) It is advisable for the applicant to further enhance their existing traffic management
plan to further reduce the vehicular trips to/ from the site for the 7:15 an to 8:15 am
site peak hour. This could be done to help decrease the possible need for a left turn lane
on Ravensworth Road.

4l The applicant has to respond to the VDOT comments per memo dated January 16,2013.

Fairfax County Department of Transportation
4050 Legato Road, Suite 400 Fairfax, Virgini4

22033-2895
phone: (703) 877-5600 TTY: (703) 877-5602

Fax: (703) 877 5723
www. fairfaxcounty. govifcdot
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GREGORY A. WHIRLEY
COMMISSIONER

To:

From:

Subject:

COMh,IO NWEAXiTn-il of VnRGnNnA
DEPARTMENT OF TRANSPORTATION

4975 Alliance Drive
Fairfax, VA 22030

January 16,2013

Ms. Barbara Berlin
Director, Zoning Evaluation Division

Kevin Nelson
Virginia Department of Transportation - Land Development Section

SEA 2012-MA-031 St. Michael Catholic School and Church
Tax Map # 7 1-1((09))00074

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be retumed without review.

lhave reviewed the above plan submitted on January 9,2013,
2013. The following comments are offered:

1. Right of way should be dedicated in conformance

and received January 14,

with the County
Comprehensive Plan.

2. Frontage improvements should be constructed in conformance with the
County Comprehensive Plan.

3.

4.

A left turn lane should be provided into the site from Ravensworth Road.

The plan should clearly indicate what physical changes are occurring with
this request.

lf you have any questions, please call me.

cc: Ms. Angela Rodeheaver
f arrfaxrezonrng2006-MA-031 seal StMrchaelCh&Schooll -1 6-1 3BB

We Keep Virginia Moving



APPENDIX 6

9-006 General Standards
In addition to the specific standards set forth hereinafter with regard to particular special
exception uses, all such uses shall satisfy the following general standards:
1. The proposed use at the specified location shall be in harmony with the adopted

comprehensive plan.
2. The proposed use shall be in harmony with the general purpose and intent of the

applicable zoning district regulations.
3. The proposed use shall be such that it will be harmonious with and will not adversely

affect the use or development of neighboring properties in accordance with the
applicable zoning district regulations and the adopted comprehensive plan. The
location, size and height of buildings, structures, walls and fences, and the nature
and extent of screening, buffering and landscaping shall be such that the use will not
hinder or discourage the appropriate development and use of adjacent or nearby
land and/or buildings or impair the value thereof.

4. The proposed use shall be such that pedestrian and vehicular traffic associated with
such use will not be hazardous or conflict with the existing and anticipated traffic in
the neighborhood.

5. In addition to the standards which may be set forth in this Article for a particular
category or use, the Board shall require landscaping and screening in accordance
with the provisions of Article 13.

6. Open space shall be provided in an amount equivalent to that specified for the
zoning district in which the proposed use is located.

7. Adequate utility, drainage, parking, loading and other necessary facilities to serve
the proposed use shall be provided. Parking and loading requirements shall be in
accordance with the provisions of Article 11.

8. Signs shall be regulated by the provisions of Article 12; however, the Board may
impose more strict requirements for a given use than those set forth in this
Ordinance.

9-304 Standards for all Category 3 Uses
In addition to the general standards set forth in Sect. 006 above, all Category 3 special
exception uses shall satisfy the following standards:
1. For public uses, it shall be concluded that the proposed location of the special

exception use is necessary for the rendering of efficient governmental services to
residents of properties within the general area of the location.

2. Except as may be qualified in the following Sections, all uses shall comply with the
lot size requirements of the zoning district in which located.

3. Except as may be qualified in the following Sections, all uses shall comply with the
bulk regulations of the zoning district in which located; however, subject to the
provisions of Sect. 9-607, the maximum building height for a Category 3 use may be
increased.

4. All uses shall comply with the performance standards specified for the zoning district
in which located, including the submission of a sports illumination plan as may be
required by Part 9 of Article 14.

5. Before establishment, all uses, including modifications or alterations to existing uses,
shall be subject to the provisions of Article 17, Site Plans.



9-309 Additional Standards for Child Gare Genters and Nursery Schools
1. In addition to complying with the minimum lot size requirements of the zoning district

in which located, the minimum lot area shall be of such size that 100 square feet of
usable outdoor recreation area shall be provided for each child that may use the
space at any one time. Such area shall be delineated on a plat submitted at the time
the application is filed.
For the purpose of this provision, usable outdoor recreation area shall be limited to:
A. That area not covered by buildings or required off-street parking spaces.
B. That area outside the limits of the minimum required front yard, unless

specifically approved by the Board in commercial and industrial districts only.
C. Only that area which is developable for active outdoor recreation purposes.
D. An area which occupies no more than eighty (80) percent of the combined total

areas of the required rear and side yards.
2. All such uses shall be located so as to have direct access to an existing or

programmed public street of sufficient right-of-way and cross-section width to
accommodate pedestrian and vehicular traffic to and from the use as determined by
the Director. To assist in making this determination, each applicant, at the time of
application, shall provide an estimate of the maximum expected trip generation, the
distribution of these trips by mode and time of day, and the expected service area of
the facility. As a general guideline, the size of the use in relation to the appropriate
street type should be as follows, subject to whatever modification and conditions the
Board deems to be necessary or advisable:

Number of Persons Street Type
1-75 Local
76-660 Collector
660 or more Arterial

3. All such uses shall be located so as to permit the pick-up and delivery of all persons
on the site.

4. Such use shall be subject to the regulations of Chapter 30 of The Code or Title63.2,
Chapter 17 of the Code of Virginia.

9-310 Additional Standards for Private Schools of General Education and Private
Schools of Special Education
1. In addition to complying with the minimum lot size requirements of the zoning district

in which located, the minimum lot area for a private school of general education shall
be of such size that:
A. 200 square feet of usable outdoor recreation area shall be provided for each

child in grades K-3 that may use the space at any one time, and
B. 430 square feet of usable outdoor recreation area shall be provided for each

child in grades 4-12that may use the space at any one time.
Such usable outdoor recreation area shall be delineated on a plat submitted at the
time the application is filed. For the purpose of this provision, usable outdoor
recreation area shall be limited to:
A. That area not covered by buildings or required off-street parking spaces.
B. That area outside the limits of the required front yard.



C. Only that area which is developable for active outdoor recreation purposes.
D. An area which occupies no more than eighty (80) percent of the combined total

areas of the required rear and side yards.
2. ln addition to complying with the minimum lot size requirements of the zoning district

in which located, the minimum lot area of a private school of special education shall
be based upon a determination made by the Board; provided, however, that the
proposed use conforms with the provisions set forth in Sect. 304 above.

3. All private schools shall be subject to the provisions set forth in Par. 2 and 3 of Sect.
309 above. lf applicable, such uses shall also be subject to the regulations of
Chapter 30 of The Code or Title 63.2, Chapter 17 of the Code of Virginia.

9-314 Additional Standards for Churches, Chapels, Temples, Synagogues or
Other Such Places of Worship With a Child Care Center, Nursery School or
Private School
Churches, chapels, temples, synagogues and other such places of worship with a child
care center, nursery school or private school of general or special education may be
approved as a special exception use in accordance with the provisions of this Part or as
a special permit use in accordance with the provisions of Part 3 of Article 8. The choice
of whether to file an application for a special permit or special exception shall be at the
applicant's discretion. In either event, such use shall be subject to the additional
standards set forth in Sections 309 and 310 above.



APPENDIX 7

GLOSSARY
This Glossary is provided to assist the public in understanding

the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan,
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually
through the public hearing process, to abolish the public's right-of-passage over a road or road right-of way. Upon
abandonment, the right-of-way automatically reverts to the underlying fee owners. lf the fee to the owner is unknown,
Virginia law presumes that fee to the roadbed rests with the adjacent property owners if there is no evidence to the
contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and
clearly subordinate to a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special
permit is granted by the Board of Zoning Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of
affordable housing for persons of low and moderate income in accordance with the affordable dwelling unit program
and in accordance with Zoning Ordinance regulations. Residential development which provides affordable dwelling
units may result in a density bonus (see below) permitting the construction of additional housing units. See Part 8 of
Article 2 of the Zoning Ordinance.

AGRTCULTURAL AND FORESTAL DISTRIGTS: A land use classification created under Chapter 114 or 115 of the
Fairfax County Code for the purpose of qualifying landowners who wish to retain their property for agricultural or
forestal use for use/value taxation pursuant to Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation
between land uses. Refer to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are
determined to be the most effective, practicable means of preventing and/or reducing the amount of pollution
generated by nonpoint sources in order to improve water quality.

BUFFER: Graduated mix of tand uses, building heights or intensities designed to mitigate potential conflicts between
different types or intensities of land uses; may also provide for a transition between uses. A landscaped buffer may
be an area of open, undeveloped land and may include a combination of fences, walls, berms, open space and/or
landscape plantings. A buffer is not necessarily coincident with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted
to protect the Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive
plans, zoning ordinances and subdivision ordinances of the affected localities. Refer to Chesapeake Bay
Preservation Act, Va. Code Section 10.1-2100 et seq and VR 173-02-01, Chesapeake Bay Preservation Area
Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that
significant environmental/historicaUcultural resources may be preserved or recreational amenities provided. While
smaller lot sizes are permitted in a cluster subdivision to preserve open space, the overall density cannot exceed that
permitted by the applicable zoning district. See Sect. 2421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect.
15.1456) of the Virginia Code which is used to determine if a proposed public facility not shown on the adopted
Comprehensive Plan is in substantial accord with the plan. Specifically, this process is used to determine if the
general or approximate location, character and extent of a proposed facility is in substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain
frequencies; the dBA value describes a sound at a given instant, a maximum sound level or a steady state value.
See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential
use; or, the number of dwelling units per acre (du/ac) except in the PRC District when density refers to the number of
persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in'a given zoning district which may be granted
under specific provisions of the Zoning Ordinance when a developer provides excess open space, recieation
facilities, or afiordable dwelling units (ADUs), etc.



DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS)
or the Board of Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance
application or rezoning application in a'P" district. Conditions may be imposed to mitigate adverse impacts
associated with a development as well as secure compliance with the Zoning Ordinance and/or conformance with the
Comprehensive Plan. For example, development conditions may regulate hours of operation, number of employees,
height of buildings, and intensity of development.

DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development
proposed for a specific land area: information such as topography, location and size of proposed structures, location
of streets trails, utilities, and storm drainage are generally included on a development plan. A development plan is s
submission requirement for rezoning to the PRC District. A GENEMLIZED DEVELOPMENT PLAN (GDP) is a
submission requirement for a rezoning application for all conventional zoning districts other than a P District. A
development plan submitted in connection with a special exception (SE) or special permit (SP) is generally referred to
as an SE or SP plat. A CONCEPTUAL DEVELOPME.NT PLAN (CDP) is a submission requirement when filing a
rezoning application for a P District other than the PRC District; a CDP characterizes in a general way the planned
development of the site. A FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval
of a conceptual development plan and rezoning application for a P District other than the PRC District; an FDP further
details the planned development of the site. See Article 16 of the Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples:
access easement, utility easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EaCs): An open space system designed to link and preserve natural
resource areas, provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep
slopes and wetlands. For a complete definition of EQCs, refer to the Environmental section of the Policy Plan for
Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODTBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is
inadequately controlled. Silt and sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually
associated with environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a
one percent chance offlood occurence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses)
on a specific parcel of land. FAR is determined by dividing the total square footage of gross floor area of buildings on
a site by the total square footage of the site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual
facilities are providing or are intended to provide, ranging from travel mobility to land access. Roadway system
functional classffication elements include Freeways or Expressways which are limited access highways, Other
Principal (or Major) Arterials, Minor Arterials, Collector Streets, and Local Streets. Principal arterials are designed to
accommodate travel; access to adjacent properties is discouraged. Minor arterials are designed to serve both
through trafiic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine
the suitability of a site for development and recommends construction techniques designed to overcome development
on problem soils, e.9., marine clay soils.

HYDROCARBON RUNOFF: Petrolzum products, such as motor oil, gasoline or transmission fluid deposited by
motor vehicles which are carried into the local storm sewer system with the stormwater runoff, and ultimately, into
receiving streams; a major source of non-point source pollution. An oilgrit separator is a common hydrocarbon
runofi reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot
seep through the surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an
established development paftern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building
height, percentage of impervious surface, traffic generation, etc. Intensity is also based on a comparison of the
development proposal against environmental constraints or other conditions which determine the carrying capacity of
a specific land area to accommodate development without adverse impacts.



Ldn: Day night average sound level. lt is the twenty-four hour average sound level expressed in A-weighted
decibels; the measurement assigns a "penalty" to night time noise to account for night time sensitivity. Ldn
represents the total noise environment which varies over time and correlates with the effects of noise on the public
health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated
peak traffic conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A
describing free flow traffic conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because
of the abundance of shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are
evident on natural slopes. Construction on these soils may initiate or accelerate slope movement or slope failure.
The shrink-swell soils can cause movement in structures, even in areas of flat topography, from dry to wet seasons
resulting in cracked foundations, etc. Also known as slippage soils.

OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open
space is intended to provide light and air; open space may be function as a buffer between land uses or for scenic,
environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of
land in open space for some public benefit in perpetuity or for a specified period of time. Open space easements
may be accepted by the Board of Supervisors, upon request of the land owner, after evaluation under criteria
established by the Board. See Open Space Land Act, Code of Virginia, Sections 10.1-1700, et seq.

P DISTRICT: A'P" district refers to land that is planned and/or developed as a Planned Development Housing
(PDH) District, a Planned Development Commercial (PDC) District or a Planned Residential Community (PRC)
District. The PDH, PDC and PRC Zoning Districts are established to encourage innovative and creative design for
land development; to provide ample and efficient use of open space; to promote a balance in the mix of land uses,
housing types, and intensity of development; and to allow maximum flexibility in order to achieve excellence in
physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A wriften condition, which, when offered voluntarily by a property owner and accepted by the Board of
Supervisors in a rezoning action, becomes a legally binding condition which is in addition to the zoning district
regulations applicable to a specific property. Proffers are submitted and signed by an owner prior to the Board of
Supervisors public hearing on a rezoning application and run with the land. Once accepted by the Board, proffers
may be modified only by a proffered condition amendment (PCA) application or other zoning action of the Board and
the hearing process required fora rezoning application applies. See Sect. 15.2-2303 (formerly 15.1491) of the Code
of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines
and standards which govem the design and construction of site improvements incorporating applicable Federal, State
and County Codes, specific standards of the Virginia Department of Transportation and the County's Department of
Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised
of lands that, if improperly used or developed, have a potential for causing significant water quality degradation or for
diminishing the functional value of the Resource Protection Area. See Fairfax County Code, Ch. 1 18, Chesapeake
Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of
lands at or near the shoreline or wate/s edge that have an intrinsic water quality value due to the ecological and
biological processes they perform or are sensitive to impacts which may result in significant degradation of the quality
of state waters. In their natural condition, these lands provide for the removal, reduction or assimilation of sediments
from runoff entering the Bay and its tributaries, and minimize the adverse effects of human activities on state waters
and aquatic resources. New development is generally discouraged in an RPA. See Fairfax County Code, Ch. 1 18,
Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all
information required by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review
and approval is required for all residential, commercial and industrial development except for development of single
family detached dwellings. The site plan is required to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon



or can be incompatible with other land uses and therefore need a site specific review. After review, such uses may
be allowed to locate within given designated zoning districts if appropriate and only under special controls, limitations,
and regulations. A special exception is subject to public hearings by the Planning Commission and Board of
Supervisors with approval by the Board of Supervisors; a special permit requires a public hearing and approval by the
Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or BZA may impose
reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in
order to mitigate or abate adverse water quantity and water quality impacts resulting from development. Stormwater
management systems are designed to slow down or retain runoff to re-create, as nearly as possible, the
pre-development fl ow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submifted to DPWES for review and approved
pursuant to Chapter 101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile
trips or actions taken to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum
of actions that may be applied to improve the overall efficiency of the transportation network. TSM programs usually
consist of low-cost altematives to major capital expenditures, and may include parking management measures,
ridesharing programs, flexible or staggered work hours, transit promotion or operational improvements to the existing
roadway system. TSM includes Transportation Demand Management (TDM) measures as well as H.O.V. use and
other strategies associated with the operation of the street and transit systems.

URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in
which to live, work and play. A well-designed urban or suburban environment demonstrates the four generally
accepted principles of design: clearly identifiable function for the area; easily understood orde[ distinctive identiV;
and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish
the public's right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title
to the road right-of-way transfers by operation of law to the owner(s) of the adjacent properties within the subdivision
from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such
as lot width, building height, or minimum yard requirements, among others. A variance may only be granted by the
Board of Zoning Appeals through the public hearing process and upon a finding by the BZA that the variance
application meets the required Standards for a Variance set forth in Sect. 18404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated
on the basis of physical characteristics such as soil properties indicative of wetness, the presence of vegetation with
an affinity for water, and the presence or evidence of surface wetness or soil saturation. Wetland environments
provide water quality improvement benefits and are ecologically valuable. Development activity in wetlands is subject
to permitting processes administered by the U.S. Army Corps of Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the
Fairfax County Code: includes tidal shores and tidally influenced embayments, creeks, and tributaries to the
Occoquan and Potomac Rivers. Development activity in tidal wetlands may require approval from the Fairfax County
Wetlands Board.



Abbreviations Commonly Used in Staff Reports
A&F Agricultural & Forestal District PDH Planned Development Housing
ADU Affordable Dwelling Unit PFM Public Facilities Manual
ARB Architectural Review Board PRC Planned Residential Community
BMP Best Management Practices RC Residential-Conservation
BOS Board of Supervisors RE Residential Estate
BZA Board of Zoning Appeals RMA Resource Management Area
COG Council of Governments RPA Resource Protection Area
CBC Communrty Business Center RUP Residential Use Permit
CDP Conceptual Development Plan PZ Rezoning
CRD Cornmercial Revitalization District SE Special Exception
DOT Department of Transportation SEA Special Exception Amendment
DP Development Plan SP Special Permit
DPWES Department of Public Works and Environmental Services TDM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units PerAcre TSA Transit Station Area
EQC Environmental Qualig Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance
GDP Generalized Development Plan VDOT Virginia Dept. of Transportation
GFA Gross Floor Area VPD Vehicles Per Day
HC Highway Corridor Overlay District VPH Vehicles per Hour
HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
OSDS Office of Site Development Services, DPWES ZEO Zoning Evaluation Division, DPZ
PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch
PD Planning Division
PDC Planned Develooment Commercial


